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Strategies

for renewing
Manchester Road

in subxurban 5t.
Louis: improve
access, add watkable
tows centers, and
work with logal
pusinesses.

A short course in bringing life to declining retail corridors.

0 what seem to be the dving days of e rlons continue o lure exsting businesses
Cireat Recession, developers, lenders, and o pewer and {ancler shopping cenvers
civie leaders have bcgun rey realize that  and bi,g box malls, As 1 resube, ma ny clles
the U8, is “over-stored” and will not sup- that have relied heaaly on the sales tax
port the vurrent square foorage of rewill now st deal with dimunished bodeers
even with o return to novmal warket con-and curvesponding e dinvnished servies,

Jittons. Meanwhile, eompeting jurssdic- So what do the nlder suburban cormdors




By Kurt Culbertson

do, faced with increased vacancies and store-
frons filled with non-sales-tax producing
businesses like check cashing and nail salon
SUraces?

Integrating planning andl vrban de-
sign is part of the answer. Most declining

retail curridors reflect the uncoordinared
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Charge for permits, Resnientiz] poroin programs have cmdioons v heen sold
diced vk pllHH' s, Tors EOLY It eosts the L'it}-‘ “r] [ERRIRININT VARG DL D o
that serves 000 ey, T hat Ouure cwers the coss of sy perniis natntsingme

statge, ard cidorcing the voles, Nowoldnh o wha the cine could sake in 080 charged

SEE annnaliy for cach pernin Yoia! Noomore public subsilyv, Arlimaton, Virginia, hoe
avery user-trienidly RPP Sary Franciseos versions which includes 4 differene penin
vateoTies, i more conprehensive.

Ruise public rates. Public packing fwilitios are ofen priced belose siarket sates,
Thae amounts tooa pablic sulsidy, o Lanpa, where Vlive the cheapest plave vo park,
downtown i the vive-mwrsed warape. That docsnt have t be the case.

Pay tor convenience. Municipadities should also consider charumg premium rases
tor premiun parking focations fwhether om- ar oftstreers. Users are generally wilting
fe iy for comvenivnce, s the siccess of eapress delivery serviees ke UPS makes clear,
But it ix important e price the convernence factor appropriarcls. Toe nnnyanunicenab-
ties pronide free or cheap an-street parking and then wonder why no one packs in the
empiv ot freel parkimg sarage lovared a bock away. Ina decade of candnenng park-
ing studies, | have encowntersd many manicipalities that undercharged tfor on-areet
parcking.

In wddstion to tiereasing packing revenues, charging for comenience also cncour-
ages the use of nass transit and ereates high tormewer in busy areas. Tt also ensures
uore pedestrian activity, which in wur enhanees safery. More pedestrians coupled with
a goud mix of rewwl restaurant, and enrertinment uses can mean an cuonoucadly
healthier communiny—with more jobs and higher sales tax and property rax revenue,

Adjust for inflation, When was the last time vour communiny reevaluated the
fires it charges for parking vielatons? In some locations, ines have remained constant
for the past decade, while enforcement costs (including cashier salarics, cquipmenr
maintenancy, and security outlaysy have risen steadily. Fram 2000 through the end of
2009, the average annual inflarion rute was 2.6 percent. This means thar a fine o $260 in

2000 should now be abiour S25.




Relace parking to smart growth.
Alest conmmunities do pot wang to dis-
couraze growth, but some development
vctics are starter and more sustain-
able than othees. Fstablishing reason-
able parking policies 15 2 way to ensure
ceonomic health, Shared pasking is one
such policy. It has been incorporated
mto zoning ordinances in communities
aich as Por‘rl_nnd_ Oregon, Palm Beach,
Plorida: and Waltharn, Massachusetts.
Orther municipalities have set up funds
o allow businesses to make pavments
steac af providing a certain number of
parking spaces. This mechanism works
well with shared parking, as one parcking
space can accommaodate multiple uses,
thus preserving valuable land for other
developments.

Ramp up technology. Techno-
lenrical advances have wade it easice
and faster wo lower parking expenses
and increase revenues. The newest
parking meters and payiment systems
stgnificantly reduce payroll coses for
cashiers, accountants. and lot attendants.
Autamnated enforcement tools such as
license plate recognition cameras can be
wsed to cttoree time limits and to flag
vehicles with oursranding nickers. They
can alse be cquipped to generate and
mail citations directly o motorists. Fines
associated with wheel locks and hoows—
which save towing fees- -can now he
paid by phone by vielators, Lastly, online
payrent services and municipal websites
can process credit card or debit card
rransactions immediately, thereby redue-
ing cash handling, mailing expenses, and
adrmunistrative time. As an added feature.
these sices can disseminate parking-relar-
wd information on a wider scale.

Change we can count on. [t may be
difticule to convinee local stakeholders of
the value of these suategies. But keep in
mind that many of the individuals who
dictate how a parking department will
vperate ace the same people who figure
aut haw 1o halance their budges. That
makes this a good time o make positve
change, reduce public subsidies, and re-
balance the parking operational budget.

Can your public parking aperation
affurd to lee these opportunities slip by?

Planning

planning of the pustwar era, when aceom-
modating tratfic was the number one yoal.
In an eitort o speed up commuter waffic
along commercial corridors, local transpor-
tation authorities often Bmited the number
of wafiie signals - -thus hampering access
o local businesses. In general, comunercial
cortidors in the 1S are overwhelinmply
autimobile-dependent. Walking from store
to store 15 highly impractical and, at times.
dangerons. The prablem s worse for retail
cotridors that are designated as state high-
ways since the desire o move affic on a
regional level often outweighs the Jesire o
create walkable environments.

Transit in the form of buses or rail could
be an answer, but low-density retail corri-
dors do not easily accommodate new tran-
sit lines and facihtties. The lack of trapsit, in
rurn, rmakes it hard o arract workers from
ather areas,

There have been plenty of corridor
studies over the kst few decades address-
ing these and other challenges. But mast of
these studies have focused on engineering
solutons such as lane improvements and
signalization designed w streamline the
traffic flow. Others have focused solelv on
landscaping and beautificarion. The resules
are predictable: superticial  Improvement
bt ot true revitalizaton,

A different approach
We propose a broader approach, based on
the Ygreat streers™ and “complete soreers”
programs that are pupping up around the
country. These programs go bevond ualfie
to incorporate the needs of pedestrians. bi-
cyclists, and mass transit. They also consid-
er environmental issues such as stormwater
managenient, notse, and urban foresoy, and
acstheue issues such as lighung, public are,
and signage. The most cuccesstul efforts ex-
amine the refationship between transporta-
von corridors and surrounding land uses.
An example is the Great Streets Inica-
tive being carried out by the Fast-Wst
Gateway Council of Governments in
the St. Louis area. In 2009, the council
launched the second phase ot planning and
design tor four demonstration projects, one
i Labadie and three in St. Louis. Our firm
worked with the council on rwo of the S
Touis projects, one wrban (South Grand
Baulevard) and one suburban (Manchester
Road). These are some of the ideas the con-
sultant team came up with, which we think
will be applicable w other pluces as well,

City corridor: The plan i Scuth Crene

removing one traffic lanc, mak g oom f e ood

For city streets
fonk Feverad the wy

of gommumny gronps indicared <upaor
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for higher density uses wrd tller hoi s
than are typical along urban arrerial vomi-
dors. One exarple is the siv-Dlih e
of South Crand Bonlevard thar we sonlie ],
The wide street (our rasel Tanes and swa
parking lanest offers o wide cmoe ol el e
restaurants but stll has ey vacant stoee-
s,

Residents nuade it clear map onding <ur-
vey amcd i npen houses thar featured ke
]Tad p:_)”ing" Ih:]l' [hL:}' wantcd s reduoe v
hicular tratlic speed aomd two moimize aceess
it adipcent restdentiad areas, Phas, che
tinal design for the street inchiudes wider
sidewalks and an improved wasiinding pro-
YT T detine entries inco adpcent tengh-
borhoods and direct visitors g designared
parking locadons.

The plan tor Sooth Grand annicipaies
infilling cmpty packing oty with new Jde-
velopments that will include graund-Teved
retail. The fimal desinn also reduces the
runmber of travel bnes feorm four w three,
providing 20 percent more sidewalk space
{or outdoor dining. It will call for bull-ous
at intersections o calm orafile amd make
crossing the street easier.

Sulve stavmrvater pripions, Using porous
pavemuont For sidewalks and p-.n'king loaes
along South Grand will help 1 resalve
stormiwarer dssues in the area, thereby re-
ducing the load on the citvs already -

denied comnbined sewer systern The final

KO IUELITIT SR R




design also calls for adding plantings. in-

Auding rain gardens, and replacing exisung
street trees with species designed tor urban
comditions. The result should Jower heat
Tevels Ty up o 10 degrees.

Lok far i to belp foal Psimeses. By

providing an environment thar 1+ safer for
pedestrians and amotonists, that is quieter
and cocler, and that enhanees the overall
aesthetics of the streerscape, the desiym for
South Grand has given a boost tw the local
Conrowity hoprovement  Listrict. (her
tiune, the community will be able o assess
the economic impact of the South Crand
roprovements by monitoring baseline mer-
rics For sales revenne and sales rax volune

presvided by the consultants.

For suburban corridors

Cungider aceess management, The consul-
tant team determined that poor access
vreatly contributed to the declining eco-
nomic performance of Manchester Rowad.
a post-World War 11 retail corridor that
runs through five communities in west St.
1.ouis County. This Grear Streets project
focuses on 2 5, 8-mile strereh of the road,
which was originally established us Roure
66. Community surveys reved that mo-
torists find the proliferation of curh curs
confusing. The consultants responded
with access puIAgement strategies that
include installing center medians ro allow
safer left mirns, interconnecung p:arking
lets, and creaving “back streers™ running
parallel 1o the main thoroughtare,

U nderstand the mavker. The narket snudy
we conipleted at the outset of the project
suggested thar Manchesrer Road is over-
retatled and (hav any growth would resulk
from adding residential and office uses, not
more shopping. o addidon. a fiscal impact
analysis examined the costs and henetirs
that would result from redevelopment in
cach of the five municipalitics along the
corridor.

Add watkable tren comters. The same
market study suggested that new town cen-
wers could add to the appeal of Manchesrer
Road, invigorating businesses in the com-
mumnities along the corridor. The town cen-
ter idea was supported by business owners,
civie leaders, and elected officials who rook
part in the “chip ganie” a particpatory ox-
ercise devised w0 help vitizens consider fo-
rure land uses alony the corndor. The game
participants also emvisioned thar tie new
town centers would eventually be served by
a bus rapid tavsit line.

Cret brev-iie from fical businesser. There are
ahour 700 businesses along the Mancheswer
Road corridor. many of them mom-and-
pon operations. A nunber of these business
ownersare understandably concerned about
the effects of proposed access management
strategics, particularly the removal of curb
cuts and installation of a center inedian that
wonld block some left wurns, ‘1o allay their
fears, we led a series of miormal discussions
and mini-charrettes, which inforimed final
recommendations for the corridor. The
plan that resulted calls for gradually imple-
menting redevelopment. access manage-
ment, and roadway mprovements.

Inital improvements will inchude add-
ing teathe signats, tinking parking lots, and
creating more nsetul waviinding signs. Fu-
rure plans call for consolidating curb curs
and installing a center median with Jett nun
lanes, Meanwhile, new lighting, pedestrian
infrasuructure, and new landscape standards
will improve the appearance and function
ot the corridor.

Abign ordinances with design strategee.
Rezoning parts of the corridor for mixed
use will encourage denser development
and provide properny owners with poten-
tial land-use alternatives besides retail. "la-

lored parking ordinances will be aimed at
enconraging furure transit use.

Get your numbers srgight. Inany project,
iv is essennal o supply aceurate baseline
metrics that allow commuivties 1o measure
the success of 4 plan over nme. Key metrics
jor Manchester Road include the balance
ol jobs to housing; public-sector retarn on
investiment; sales tax revenue generated per
square foot along the corridor; bond ratings
for the five local comrnunities; and local re-
wail, multifamily, and othee vacancy rates.
The reamn akso performed an intensive field
study (2 “BioBlitz") o establish basclime
conditions and metrics for urhan wildlile.

Dot forger implementazion. The com-
munitics along Manchester Road are de-
veloping a comprebensive financing aud
organizational strategy 10 ensure that the
redevelopment of the corndor progresses
over time and outlasts electoral changes
in local governing bodies. In order to fund
initial infrastructare investments and other
expenses, it may be necessary to establish
capital improvement districes, transporta-
tion development districts, or Wy incremnent
fimancing districts. The communities along
Afanchester Road are creating merchants’
associations and considering adding a mas-
ter development suthority to coordimate
redevelopment and ensure thar the desigm
of the corridor is consistent.

The puain lesson we hope vou'll take
away from our description. of these corti-
dors 15 the need for a comprehensive ap-
proach to planning and design. Lo work-
ing on any corridor, urban or suburban,
look beyond the right-of-way and consider
coeonainic, environmental, commumty. and
acsthetic issues. Make sure your clients
have a good understanding of baseline con-
ditions, targered outcomes, and measurable
results. The effort is worth 1w The ubig-
uitons cormmercial strip really 15 the eco-
pomic lifeblood of communities across the
country. Revitalizing these corridors takes
lots of cooperaton—irom the clected offi-
cials, civic leaders, and local residents—and
lows of planning ralent.
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